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Chapter 17.04 Purpose and Effect of Zoning Code 

17.04.010  Title 

17.04.020 Purposes of Zoning Code 

17.04.030  Agreements 

17.04.040  Authority, Relationship to General Plan 

17.04.050  Applicability of the Zoning Code 

17.04.060  Responsibility for Administration 

17.04.070  Partial Invalidation of Zoning Code 

 Title  17.04.010

This Title is and may be cited as the Town of Mammoth Lakes Zoning Code, Title 17 of the Town of 

Mammoth Lakes Municipal Code, hereafter referred to as "this Zoning Code." 

 Purposes of Zoning Code 17.04.020

This Zoning Code carries out the policies of the Mammoth Lakes General Plan by classifying and 

regulating the uses of land and structures within the Town of Mammoth Lakes. This title is a ñpermissive 

titleò whereby any use not listed as a permitted use within the various zone classifications is deemed to be 

prohibited. This Zoning Code is adopted to protect and to promote the public health, safety, comfort, 

convenience, prosperity, and general welfare of residents, and businesses in the Town. Additional 

purposes of this Zoning Code are to: 

A. Implement the General Plan by encouraging the uses of land as designated by the General Plan; 

B. Provide standards for the orderly growth and development of the Town; 

C. Require high quality planning and design for development, that enhances the visual character of 

the Town, avoids conflicts between land uses, enhances functionality and safety, and preserves 

the scenic qualities of the Town by maintaining adequate open space; 

D. Conserve and protect the natural resources of the Town, its natural beauty and significant 

environmental amenities; 

E. Encourage a range of transportation options with a strong pedestrian emphasis and emphasize 

connectivity, convenience, and alternatives to use of personal vehicles. 

F. Assist in reducing dependence on the automobile by fostering development that is compact in 

form, and pedestrian-oriented; and 

G. Create a comprehensive and stable pattern of land uses upon which to plan transportation, water 

supply, sewerage and other public facilities and utilities. 

 Agreements 17.04.030

The provisions of this Zoning Code are not intended to abrogate any easements, covenants, or other 

existing agreements which are more restrictive than the provisions of this Zoning Code.  
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 Authority, Relationship to General Plan  17.04.040

A. This Zoning Code is enacted based on the authority vested in the Town of Mammoth Lakes by 

the State of California, including but not limited to the State Constitution; Sections 65800 and 

subsequent sections of the California Government Code; the California Environmental Quality 

Act; Subdivision Map Act; and the Health and Safety Code.  

B. This Zoning Code is the primary tool used by the Town of Mammoth Lakes to carry out the 

goals, objectives, and policies of the Mammoth Lakes General Plan. The Mammoth Lakes Town 

Council intends that this Zoning Code be consistent with the Mammoth Lakes General Plan, and 

that any land use, or development approved in compliance with this Zoning Code will also be 

consistent with the Mammoth Lakes General Plan.  

 Applicability of the Zoning Code 17.04.050

This Zoning Code applies to all land uses, buildings and structures, the size of yards abutting buildings 

and structures, the height and bulk of buildings, the density of population, the number of dwelling units 

per acre, standards of performance and other provisions are declared to be in effect upon all land included 

within the boundaries of each and every zone established by this Code, as follows.  

A. New land uses or structures, changes to land uses or structures. It shall be unlawful, and a 

violation of this Zoning Code, for any person to establish, construct, reconstruct, alter, or replace 

any use of land or structure, except in compliance with the requirements of Section 17.08.020 

(Requirements for Development and New Land Uses), and Chapter 17.100 (Nonconforming 

Uses, Structures, and Parcels).  

B. Issuance of construction permits. No building, grading, or other construction permit, temporary 

or final certificate of occupancy, or final building inspection may be issued or granted by the 

Department unless:  

1. The proposed land use and/or structure satisfy the requirements of Subsection A. above;  

2. The Director determines that the parcel was legally created in compliance with the 

Subdivision Map Act and the Townôs Subdivision Ordinance, as applicable at the time 

the parcel was created; and  

3. All conditions and requirements of any applicable land use permit have been met or 

guaranteed by security approved by the Town.  

C.  Occupancy of a site, structure, or vehicle for dwelling purposes. No land, structure, or vehicle 

shall be used for living or dwelling purposes for more than two weeks in any calendar year unless 

the land, structure, or vehicle is approved for occupancy for dwelling purposes in compliance 

with this Zoning Code.  

D.  Continuation of an existing land use. An existing land use is lawful and not in violation of the 

Mammoth Lakes Municipal Code only when operated and maintained in compliance with all 

applicable provisions of this Zoning Code or, where applicable, Chapter 17.100 (Nonconforming 

Uses, Structures, and Parcels). However, the requirements of this Zoning Code do not invalidate a 

land use that was legally established before the effective date of this Zoning Code or any 

applicable amendment.  
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E.  Other requirements may still apply. Nothing in this Zoning Code eliminates the need for 

obtaining any other permits required by the Town, or any permit, approval or entitlement required 

by other provisions of the Municipal Code or the regulations of any Town department, or any 

County, regional, State, or Federal agency.  

F.  Conflicting permits and licenses to be void. All permits or licenses shall be issued by the Town 

in compliance with the provisions of this Zoning Code. Any permit or license issued in conflict 

with this Zoning Code shall be void.  

 Responsibility for Administration .  17.04.060

This Zoning Code shall be administered by the Mammoth Lakes Town Council, Planning and Economic 

Development Commission, Community and Economic Development Director, and the Mammoth Lakes 

Community and Economic Development Department, in compliance with Chapter 17.96 (Administrative 

Responsibility).  

 Partial Invalidation of Zoning Code.  17.04.070

If any portion of this Zoning Code is for any reason held to be invalid, unconstitutional or unenforceable 

by a court of competent jurisdiction, these decisions shall not affect the validity of the remaining portions 

of this Zoning Code. The Mammoth Lakes Town Council hereby declares that this Zoning Code and each 

article, chapter, section, subsection, paragraph, subparagraph, sentence, clause, phrase and portion thereof 

would have been adopted irrespective of the fact that one or more portions of this Zoning Code may be 

declared invalid, unconstitutional or unenforceable. 
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Chapter 17.08 Development and Land Use Approval Requirements  

17.08.010  Purpose of Chapter 

17.08.020  Requirements for Development and New Land Uses 

17.08.030  Exemptions from Land Use Permit Requirements 

17.08.040  Temporary Uses 

17.08.050  Additional Permits or Approvals May Be Required 

 Purpose of Chapter  17.08.010

This Chapter describes the general requirements of this Zoning Code for the approval of proposed 

development and new land uses by the Town. Land use permit requirements for specific land uses are 

established by Articles II (Zoning Districts and Allowable Land Uses) and III (Site Planning and General 

Development Standards).  

 Requirements for Development and New Land Uses  17.08.020

No use of land or structures shall be established, constructed, reconstructed, altered, allowed or replaced 

unless the use of land or structures complies with the following requirements.  

A. Allowable use. The land use shall be identified by Article II (Zoning Districts and Allowable 

Land Uses) as being allowable in the zoning district applied to the site.  

B. Permit requirements. Any land use permit required by this Zoning Code shall be obtained 

before the proposed use is constructed, otherwise established or put into operation, unless the 

proposed use is listed in Section 17.08.030 (Exemptions from Land Use Permit Requirements). 

The land use permit requirements of this Zoning Code are established by Article II (Zoning 

Districts and Allowable Land Uses) and Article III (Site Planning and General Development 

Standards).  

C. Development standards. The use and/or structures shall comply with all other applicable 

requirements of this Zoning Code, including the development standards of Article II (Zoning 

Districts and Allowable Land Uses), and the provisions of Article III (Site Planning and General 

Development Standards).  

D. Legal parcel. The use and/or structures shall only be established on a parcel of land which has 

been legally created in compliance with the Subdivision Map Act, and the Townôs Subdivision 

Ordinance, as applicable at the time the parcel was created.  

E. Previous approvals and agreements. The use and/or structures shall comply with applicable 

provisions and requirements of any of the following permits, entitlements or agreements:  

1. Conditions of approval. Any conditions of approval imposed by any land use permit 

previously granted by the County or Town and still in effect;  

2. Development Agreements. Any Development Agreement approved by the Town in 

compliance with Chapter 17.108 (Development Agreements) and still in effect;  
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3. Master Plans. Any conditions of approval or other provisions imposed by a Master Plan 

previously approved by the County or Town and still in effect; and  

4. Subdivisions. Any conditions of approval, restrictions, or other provisions imposed by a 

subdivision map previously approved by the County or Town and recorded in the Mono 

County Recorderôs Office.  

 Exemptions from Land Use Permit Requirements  17.08.030

The land use permit requirements of this Zoning Code do not apply to the activities, uses of land and/or 

structures identified by this section, which are allowed in all zoning districts subject to compliance with 

this section.  

A. General requirements for exemption. The activities, uses of land and/or structures identified by 

following Subsection B. are exempt from the land use permit requirements of this Zoning Code 

only when:  

1. The activity or use is established and operated in compliance with all applicable 

development standards of Articles II (Zoning Districts and Allowable Land Uses) and III 

(Site Planning and General Development Standards); and  

2. Any permit or approval required by regulations other than this Zoning Code is obtained 

in compliance with Section 17.08.050 (Additional Permits or Approvals May Be 

Required).  

B. Exempt activities and uses. The following activities, uses of land and/or structures are exempt 

from the land use permit requirements of this Zoning Code when in compliance with Subsection 

A. above.  

1. Governmental activities. Activities of the State or an agency of the State, or the Federal 

Government on land owned or leased by a governmental agency.  

2. Interior remodeling. Interior alterations that do not increase the number of rooms or the 

gross floor area (i.e. habitable space) within the structure, change the permitted use of the 

structure, or otherwise intensify the use.  

3. Non-residential repairs and maintenance. Ordinary repairs and maintenance for uses 

and structures other than residential uses and structures, if:  

a. The work does not result in any change in the approved land use of the site or 

structure, or the addition to, enlargement or expansion of the structure;  

b. Any exterior repairs employ the same or similar materials and design as the 

original;  

c. Any exterior repairs comply with any previous design approval; and  

d. All repairs and maintenance comply with applicable provisions of Chapter 

17.100 (Nonconforming Uses, Structures, and Parcels).  
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4. Residential activities, uses and structures.  

a. Decks, paths and driveways. Residential decks, platforms, on-site paths, and 

driveways that are not required to have a Building Permit or Grading Permit by 

Title 15 (Building and Construction) of the Municipal Code, provided that they 

are not over 18 inches above natural grade and not over any basement or story 

below. Driveways are required to obtain appropriate permits from the Public 

Works Department (Driveway Modification Permit and/or Encroachment 

Permit).  

b. Fences and walls. Residential fences and walls are exempt from land use permit 

requirements as provided by Section 17.36.040 (Fences and Walls).  

c. Multi-family residential repairs and maintenance. Ordinary repairs and 

maintenance for residential uses and structures other than single-family uses and 

structures, if:  

i. The work does not result in any change in the approved land use of the 

site or structure, or the addition to, enlargement or expansion of the 

structure;  

ii.  Any exterior repairs employ the same or similar materials and design as 

the original;  

iii.  Any exterior repairs comply with any previous design approval; and  

iv. All repairs and maintenance comply with applicable provisions of 

Chapter 17.100 (Nonconforming Uses, Structures, and Parcels).  

d. Single-family residential repairs and maintenance. Ordinary repairs and 

maintenance for single family residential uses and structures, if:  

i. The work does not result in any change in the approved land use of the 

site or structure;  

ii.  The work does not result in an addition, enlargement or expansion of the 

structure; and  

iii.  All repairs and maintenance comply with applicable provisions of 

Chapter 17.100 (Nonconforming Uses, Structures, and Parcels).  

e. Small residential accessory structures. Portable storage sheds and other small 

structures in residential zoning districts that are:  

i. Exempt from building and grading permit requirements in compliance 

with Title 15 (Building and Construction) of the Municipal Code;  

ii.  Less than 120 square feet; and  

iii.  In compliance with the setback requirements of Article II (Zoning 

Districts and Allowable Land Uses), and with any applicable setback 
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requirements in Section 17.52.040 (Accessory Uses and Structures ï 

Residential).  

f. Spas, hot tubs, and fish ponds. Portable spas, hot tubs, and fish ponds, etc., that 

do not exceed: 120 square feet in total area, including related equipment; contain 

more than 2,000 gallons of water; and exceed three feet in depth. These facilities 

shall comply with the side and rear setback requirements established by Article II 

(Zoning Districts and Allowable Land Uses) for the applicable zoning district, or 

Section 17.52.040 (Accessory Uses and Structures ï Residential), where 

applicable.  

5. Utility infrastructure. The erection, construction, alteration, or maintenance by a public 

utility or public agency of underground or overhead utilities (i.e., water, gas, electric, 

telecommunication, supply or disposal systems, including wires, mains, drains, sewers, 

pipes, conduits, cables, fire-alarm boxes, police call boxes, traffic signals, hydrants, etc.), 

but not including structures, electrical substations which receive electricity at 100,000 

volts or greater, and electrical distribution lines of 100,000 volts or greater, shall be 

permitted in any zoning district. Satellite, cellular telephone, wireless communications, 

and other antennas are subject to Section 17.52.280 (Telecommunications Facilities).  

6. Water facilities. The location or construction of facilities for the production, generation, 

storage, or transmission of water, in compliance with Government Code Section 53091.  

 Temporary Uses  17.08.040

Requirements for establishing a temporary use (e.g., construction yards, seasonal sales lots, special 

events, temporary office trailers, etc.) are in Chapter 17.56 (Temporary Uses and Events) and Chapter 

17.52 (Standards for Specific Land Uses and Activities). 

 Additional Permits or Approvals May be Required  17.08.050

An allowed land use that is exempt from a land use permit, or has been granted a land use permit, may 

still be required to obtain other issued permits before the use is constructed, or otherwise established and 

put into operation. Nothing in this chapter shall eliminate the need to obtain any permits or approvals 

required by: Other provisions of the Municipal Code, including: Building Permits, Grading Permits, or 

other construction permits if they are required by Title 15; any Encroachment Permit required by Title 12; 

or subdivision approval if required by the Townôs Subdivision Ordinance; Mono County, any special 

district, or any regional, State or Federal agency. The applicant shall obtain all necessary permits before 

starting work or establishing new uses. 
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Chapter 17.12 Interpretation of Code Provisions  

17.12.010  Purpose of Chapter 

17.12.020  Rules of Interpretation 

17.12.030  Procedures for Interpretations 

 Purpose of Chapter  17.12.010

This Chapter provides rules for resolving questions about the meaning or applicability of any part of this 

Zoning Code. The provisions of this chapter are intended to ensure the consistent interpretation and 

application of the provisions of this Zoning Code and the General Plan.  

 Rules of Interpretation  17.12.020

A. Authority . The Community and Economic Development Director is assigned the responsibility 

and authority to interpret the requirements of this Zoning Code.  

B. Language.  

1. Abbreviated titles and phrases. For the purpose of brevity, the following phrases, 

personnel and document titles are shortened hereafter in this Zoning Code. The Town of 

Mammoth Lakes is referred to hereafter as the "Town.ò The Town of Mammoth Lakes 

Zoning Code is referred to hereafter as "this Zoning Code.ò The Community and 

Economic Development Director is referred to hereafter as "Director," the Town Council 

is referred to as the "Council," the Planning and Economic Development Commission is 

referred to as the "Commission.ò "Buildings and structures" are referred to hereafter as 

"Structures."  

2. Terminology. When used in this Zoning Code, the words "shall," "must," "will," "is to," 

and "are to" are always mandatory. "Should" is not mandatory but is strongly 

recommended; and "may" is permissive. The present tense includes the past and future 

tenses; and the future tense includes the present. The singular number includes the plural 

number, and the plural the singular, unless the natural construction of the word indicates 

otherwise. The words "includes" and "including" shall mean "including but not limited 

to...." When used to describe the applicability of two or more requirements of this Zoning 

Code, the word "or" shall mean that compliance with any of the series is sufficient, and 

the words "and," and "and/or" shall mean that compliance with all of the series is 

required.  

3. Number of days. Whenever a number of days is specified in this Zoning Code, or in any 

permit, condition of approval, or notice issued or given as provided in this Zoning Code, 

the number of days shall be construed as calendar days. Time limits will extend to the 

following working day where the last of the specified number of days falls on a weekend 

or holiday.  

4. State law requirements. Where this Zoning Code references applicable provisions of 

State law (for example, the California Government Code, Subdivision Map Act, Public 

Resources Code, etc.), the reference shall be construed to be to the applicable State law 

provisions as they may be amended from time to time.  
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C. Zoning Map boundaries. If there is uncertainty about the location of any zoning district 

boundary shown on the official Zoning Map, the following rules are to be used in resolving the 

uncertainty. (See also 17.16.040, Zoning District Regulations).  

1. Where district boundaries approximately follow lot or street lines, the lot lines and street 

centerline shall be construed as the district boundaries.  

2. If a district boundary divides a parcel and the boundary line location is not specified by 

distances printed on the zoning map, the location of the boundary will be determined by 

using the scale appearing on the zoning map.  

3. Where a public street is officially vacated or abandoned, the property that was formerly 

in the street will be included within the zoning district of the adjoining property on either 

side of the centerline of the vacated or abandoned street.  

D. Allowable uses of land. If a proposed use of land is not specifically listed in Article II, the use 

shall not be allowed, except as follows.  

1. Allowed by other section. The proposed use of land is specifically allowed by another 

section of this Zoning Code, e.g. home occupations allowed as an accessory use in all 

residential zoning districts by Chapter 17.52 (Standards for Specific Land Uses and 

Activities).  

2. Similar uses allowed.  

a. Similar use determination. The Director may determine that a proposed use not 

listed in Article II is allowable for the purpose of accepting a land use permit 

application for processing, and the review authority may approve an application 

for an unlisted use, if all of the following findings are made:  

i. The characteristics of, and activities associated with, the proposed use 

are similar to those of one or more of the uses listed in the zoning district 

as allowable, and will not involve a higher level of activity or population 

density than the uses listed in the district;  

ii.  The proposed use will meet the purpose/intent of the zoning district that 

is applied to the site; and  

iii.  The proposed use will be consistent with the goals, objectives and 

policies of the General Plan and any Specific Plan.  

b. Applicable standards and permit requirements. When the review authority 

determines that a proposed, but unlisted, use is similar to a listed use, the 

proposed use will be treated in the same manner as the listed use in determining 

where it is allowed, what permits are required and what other standards and 

requirements of this Zoning Code apply.  

c. Commission determination. The Director may forward questions about similar 

uses directly to the Commission for a determination at a public meeting.  
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E. Minimum requirements. When the regulations of this Zoning Code are being interpreted and 

applied, all provisions shall be considered to be minimum requirements, unless stated otherwise 

(e.g., height limits and site coverage requirements for structures, and the numbers and size of 

signs allowed are maximums, not minimums).  

F. Conflicting requirements:  

1. Zoning Code and Municipal Code provisions. If conflicts occur between requirements of 

this Zoning Code, or between this Zoning Code and other regulations of the Town, the 

most restrictive shall control, unless otherwise specified.  

2. Development Agreements, Specific Plans, Planned Developments. If conflicts occur 

between the requirements of this Zoning Code and standards adopted as part of any 

Development Agreement, Specific Plan, or Master Plan, the requirements of the 

Development Agreement, Specific Plan, or Master Plan shall control.  

3. Zoning Code and Subdivisions. If conflicts occur between the requirements of this 

Zoning Code and any conditions of approval, restrictions, or other provisions imposed by 

a subdivision map, the conditions of approval, restrictions, and provisions of the 

subdivision map shall control unless the Director finds (a) the conditions of approval, 

restrictions, or other provisions of the subdivision map would be detrimental to the public 

health, safety, or welfare of the Town or injurious to property or improvements in the 

vicinity; or (b) the characteristics and circumstances of the property and surrounding area 

and/or the project have substantially changed and clearly demonstrate that the conditions 

of approval, restrictions, or other provisions of the subdivision map are no longer 

necessary. In these cases, the requirements of the Zoning Code shall prevail.  

4. Private agreements. This Zoning Code applies to all land uses and development 

regardless of whether it imposes a greater or lesser restriction on the development or use 

of structures or land than a private agreement or restriction, without affecting the 

applicability of any agreement or restriction. The Town shall not enforce any private 

covenant or agreement unless it is a party to the covenant or agreement.  

 Procedures for Interpretations  17.12.030

If the Director determines that the meaning or applicability of any of the requirements of this Zoning 

Code are subject to interpretation generally or as applied to a specific case, the Director may issue an 

official interpretation. Interpretations may also be requested in compliance with this section.  

A. Request for interpretation. A request shall be written, specifically state the provision(s) in 

question, and provide any information to assist in their review.  

B. Record of interpretations. Official interpretations shall be in writing, and shall quote the 

provisions of this Zoning Code being interpreted, and explain their meaning or applicability in the 

particular or general circumstances that caused the need for interpretation.  

Any provisions of this Zoning Code that are determined by the Director to need refinement or 

revision should be corrected by amending this Zoning Code as soon as is practical. Until 

amendments can occur, the Director will maintain a complete record of all official interpretations, 
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available for public review, and indexed by the number of the Section that is the subject of the 

interpretation.  

C. Appeals and referral. Any interpretations of this Zoning Code by the Director may be appealed 

to the Commission as provided by Chapter 17.104 (Appeals). The Director may also refer any 

interpretation to the Commission for a determination.  

 



 

 

  Article II

Zoning Districts and Allowable Land Uses 
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Chapter 17.16 Establishment of Zoning Districts, Adoption of Zoning Map 

17.16.010  Purpose of Chapter 

17.16.020  Zoning Districts Established 

17.16.030 Zoning Maps Adopted 

17.16.040  Zoning District Regulations 

 Purpose of Chapter 17.16.010

This Chapter establishes the zoning districts applied to property within the Town, determines how the 

zoning districts are applied on the Zoning Map, and provides general permit requirements for 

development and new land uses.  

 Zoning Districts Established 17.16.020

The Town of Mammoth Lakes shall be divided into zoning districts which implement the General Plan. 

The zoning districts shown in Table 17.16.030 are hereby established, and shall be shown on the official 

Zoning Map (Section 17.16.030).  

 Zoning Map Adopted 17.16.030

The Council hereby adopts the Town of Mammoth Lakes Zoning Map (hereafter referred to as the 

"Zoning Map"), which is on file with the Department.  

A. Inclusion by reference. The Zoning Map, together with all legends, symbols, notations, 

references, zoning district boundaries, and other information on the maps, has been adopted by 

the Council in compliance with Government Code Sections 65800 et seq., and is hereby 

incorporated into this Zoning Code by reference as though it were fully included here. 

B. Zoning district boundaries. The boundaries of the zoning districts established by Section 

17.16.020 (Zoning Districts Established) shall be shown upon the Zoning Map.  

C. Relationship to General Plan. The Zoning Map shall implement the General Plan, specifically 

including the Land Use Diagram. 

D. Map amendments. Amendments to the Zoning Map shall follow the process established in 

Chapter 17.112 (General Plan, Zoning Map, and Zoning Code Amendments). 
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TABLE 17.16.030: ZONING DISTRICTS 

Zoning Map Symbol Zoning District Name General Plan Land Use Classification 
Implemented by Zoning District 

A Airport Airport (A) 

CSP Clearwater Specific Plan Clearwater Specific Plan (CSP) 

D Downtown Commercial 2 (C-2) 

I Industrial Industrial (I) 

MHP Mobile Home Park High Density Residential 1 (HDR-1)/High Density 
Residential 2 (HDR-2) 

MLR Mixed Lodging/Residential Commercial 1 (C-1) 

NVSP North Village Specific Plan North Village Specific Plan (NVSP) 

OMR Old Mammoth Road Commercial 2 (C-2) 

OS Open Space Open Space (OS) 

OSSC Open Space/Stream Corridor Protection 
(Zoning Overlay) 

Multiple Land Use Designations 

PRD Planned Residential Development N/A 

P-QP Public and Quasi Public Institutional Public (IP) 

R Resort Resort (R) 

RMF-1 Residential Multi Family 1 High Density Residential 1 (HDR-1) 

RMF-1 (AH) Residential Multi Family 1 - Affordable Housing 
Overlay 

High Density Residential 1 (HDR-1) 

RMF-2 Residential Multi Family 2 High Density Residential 2 (HDR-2) 

RR Rural Residential Low Density Residential 1 (LDR-1) 

RR-E Rural Residential - Equestrian Overlay  Low Density Residential 1 (LDR-1) 

RSF Residential Single Family Low Density Residential 2 (LDR-2) 

SDD Snow Deposition Design (Zoning Overlay) N/A 

 Zoning Distri ct Regulations 17.16.040

A. Purpose. Chapter 17.20 (Residential Zoning Districts) through Chapter 17.32 (Special Purpose 

Zoning Districts) determine which land uses are allowed in each zoning district, what steps are 

required to establish each use, and the basic development standards that apply.  

B. Determination of Allowable Land Uses and Permit Requirements.  

1. The land uses allowed by this Code in each zoning district are identified in use regulation 

tables as being:  

a. Permitted subject to compliance with all applicable provisions of this Code, 

subject to obtaining a building permit or other permit required by the Zoning 

Code. These are shown as "P" uses in the tables;  

b. Allowed subject to the approval of an Administrative Permit (Chapter 17.84), 

and shown as "A" uses in the tables; and  
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c. Allowed subject to the approval of a Use Permit (Chapter 17.68), and shown as 

"U" uses in the tables.  

d. Uses not allowed and shown as "-" uses in the tables.  

2. The designations listed above apply strictly to the permissibility of land uses. 

Applications for site development may require Design Review pursuant to Chapter 17.88 

(Design Review). 

3. Pursuant to Chapter 17.12 (Interpretation of Code Provisions) the Director is assigned the 

responsibility and authority to interpret the requirements of this Code. Land uses that are 

not listed in the tables or are not shown in a particular zoning district are not allowed, 

except where otherwise provided by Section 17.08.030 (Exemptions from Land Use 

Permit Requirements).  

C. Indoor Uses Only. All commercial and industrial activities, other than off-street parking, shall be 

conducted entirely within an enclosed structure(s), except as may otherwise be allowed in 

compliance with this Code.  

D. Site Divided by Zoning District Boundary. Where a site is divided by one or more district 

boundaries, each portion of the site in a separate district shall be developed and used in 

compliance with the requirements of the applicable district.  
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Chapter 17.20 Residential Zoning Districts  

17.20.010  Purpose  

17.20.020  Residential Zone Land Uses and Permit Requirements  

17.20.030  Residential Zone Development Standards  

 Purpose.  17.20.010

In addition to the objectives outline in Section 17.04.020, the specific purposes of the Residential Zoning 

Districts are to:  

A. To reserve appropriately located areas for residential use at various ranges of dwelling unit 

densities and types consistent with the general plan and with sound standards of public health, 

safety and welfare;  

B. To ensure adequate light, air, privacy and open space for each dwelling;  

C. To minimize traffic congestion and to avoid the overloading of utilities by preventing the 

construction of buildings of excessive bulk or number in relation to the land area around them and 

the ability of the local infrastructure to support them;  

D. To protect residential properties from incompatible noise, illumination, unsightliness, odors, 

smoke and other objectionable influences; and 

E. To facilitate the provision of utility services and other public facilities commensurate with 

anticipated population, dwelling unit densities and service requirements.  

Additional purposes of the individual Residential Zoning Districts are as follows.  

RR (Rural Residential) District.  This zoning district is intended as an area for single-family rural 

residential development with larger lots and lower density than the residential single-family zone. Uses 

permitted are those that are complementary to, and can exist in harmony with, a rural residential 

neighborhood.  

RSF (Residential Single-Family) District.  This zone is intended as an area for single-family residential 

development. Only those uses are permitted that are complementary to, and can exist in harmony with, a 

residential neighborhood.  

RMF-1 (Residential Multiple-Family) District.  This zone is intended as an area for the development of 

mixed residential uses (single-family dwellings, apartments, and other multiple-family developments). 

Only those uses are permitted that are complementary to, and can exist in harmony with, such residential 

developments.  

RMF-2 (Residential Multiple-Family) District.  This zone is intended as an area for the development of 

primarily multiple-family developments. Transient occupancy shall be permissible in this zone subject to 

the issuance of a use permit. Only those uses are permitted that are complementary to, and can exist in 

harmony with, such residential developments.  
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 Residential Zone Land Uses and Permit Requirements  17.20.020

A. General permit requirements. Table 17.20.020 identifies the uses of land allowed by this 

Zoning Code in the Residential Zoning Districts, and the permit required to establish each use, in 

compliance with Section 17.08.020 (Requirements for Development and New Land Uses).  

B. Requirements for certain specific land uses. Where the last column in Table 17.20.020 

("Specific Use Regulations") includes a section number, the referenced section may establish 

other requirements and standards applicable to the use. 

TABLE17.20.020: ALLOWED USES AND PERMIT REQUIREMENTS FOR RESIDENTIAL ZONING DISTRICTS 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required; - : Use Not Allowed;  
(#) Limitation Applies, See Footnote 

Land Use RR RSF RMF-1 RMF-2 See Specific Use Regulations: 

Residential Use Classifications 

Single Family Dwelling See subclassifications below 

Detached P P P P   

Attached - - P P   

Multi-Family Residential - - P P 
See 17.52.210 (Multi-Family Residential 
Projects) 

Assisted Living Facility - - U U 
See 17.52.260  (Residential Care and 
Assisted Living Facilities) 

Family Day Care Home See subclassifications below  

Large P P P P 

See 17.52.100 (Child Day Care Facilities) Small P P P P 

Group Living Quarters - - U U   

Residential Care Facility See subclassifications below  

General - - U U 
See 17.52.210 (Residential Care and 
Assisted Living Facilities) 

Limited P P P P   

Second Dwelling Unit P P P P See 17.52.270 (Second Dwelling Units) 

Supportive Housing See 17.52.290 (Transitional and Supportive Housing) 

Transitional Housing See 17.52.290 (Transitional and Supportive Housing) 

Recreation, Education, & Public Assembly Use Classifications  

Community Assembly - - U U 

 Parks and Playgrounds, Public A A A A 

 Private Residential Recreational 
Facility A A A A 

 Public Recreational and Cultural 
Facility U U A A 
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TABLE17.20.020: ALLOWED USES AND PERMIT REQUIREMENTS FOR RESIDENTIAL ZONING DISTRICTS 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required; - : Use Not Allowed;  
(#) Limitation Applies, See Footnote 

Land Use RR RSF RMF-1 RMF-2 See Specific Use Regulations: 

Service Use Classifications  

Animal Care and Boarding See subclassifications below 

Animal Raising and Keeping P P P P 

See 17.52.070 (Animal Care and Boarding) Kennel U - - - 

Pet Day Care U - - - 

Day Care Centers - - A A See 17.52.100 (Child Day Care Facilities) 

Lodging See subclassifications below  

Hotels and Motels - - - U 
See 17.52.120 (Fractional/Timeshare 
Developments) 

Bed and Breakfast U - P P See 17.52.080 (Bed and Breakfast Inns) 

Transportation, Communications, Infrastructure Use Classifications  

Transportation Passenger 
Facilities U U U U 

 Other Applicable Types   

Accessory Use P P P P See 17.52.030 (Accessory Uses) 

Condominium Conversions See 17.52.110 ( Condominium Conversions) 

Fractional or Timeshare 
Development See 17.52.120 (Fractional/Timeshare Development) 

Home Occupations P P P P See 17.52.140  (Home Occupations) 

Model Homes and Subdivision 
Sales Offices A A A A 

 Mobile Businesses A A A A See 17.52.180 (Mobile Businesses) 

Temporary Uses and Events See Chapter 17.56 (Temporary Uses and Events)  

Telecommunication Facilities See 17.52.280 (Telecommunication Facilities) 

Wind Energy Conversion 
Systems (WECS) See 17.52.300 (Wind Energy Conversion Systems (WECS)) 

 Residential Zoning Districts Development Standards  17.20.030

Subdivisions, new land uses and structures, and alterations to existing land uses and structures, shall be 

designed, constructed, and established in compliance with the requirements in Table 17.20.030, in 

addition to the applicable standards (e.g., landscaping, parking and loading, etc.) in Article III (Site 

Planning and General Development Standards). Additional regulations are denoted in the right hand 

column. Section numbers refer to other sections of the Code while individual letters refer to subsections 

that directly follow the table. 
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TABLE 17.20.030: RESIDENTIAL ZONING DISTRICTS DEVELOPMENT STANDARDS 

Development Feature 
Requirement by Zone Additional  

Regulations RR RSF RMF-1 RMF-2 

Lot Size  

Lot area  15,000 sf 7,500 sf 10,000 sf 40,000 sf   

Lot area, corner lots 15,000 sf 8,500 sf 11,000 sf 40,000 sf  

Lot width 80 feet 75 feet 80 feet 150 feet  

Lot width corner lots 80 feet 85 feet 150 feet  

Lot depth 120 feet 90 feet 150 feet  

Minimum width for access 50 feet  

Minimum buildable site area 2,000 sf 5,000 sf 24,000 sf  

Minimum width/depth for a 
building site 40 feet 

 

Maximum slope for a building 
site 30% 

 

Density  

Residential density 
2 units/acre 

(A) 
4 units/acre 

(A) 12 units/acre (A) 
 

Hotel, motel, fractional use 
density N/A N/A N/A 

36 rooms/ acre 
(A) 

 

Group living quarters N/A N/A N/A 
27 rooms/ acre 

(A) 
 

Setbacks 

See 17.36.100 
(Setbacks 

Requirements 
and Exceptions) 

Front yard 25 feet (B) 20 feet (B) 25 feet (B) 

Side yard 10 feet 

Side yard, street side 20 feet 

Rear yard  20 feet 10 feet 20 feet 

Bluffs Slope Setback  30 feet (C) N/A N/A N/A 

 Maximum Lot Coverage 30% 40% 50% 60%  

Maximum height 35 feet 

See 17.36.060 
(Height 

Measurement 
and Height Limit 

Exceptions) 

Grading and Clearing See 17.36.050 (Grading and clearing)  

Required snow storage area 
75% of the area all parking and driveways; see 17.36.110 (Snow 

storage) 
 

Propane Tanks  See 17.36.080 (Propane Tanks)  

Dumpsters See 17.36.130 (Solid Waste/Recyclable Materials Storage)  

Fences and Walls See 17.36.040 (Fences and walls)  

Exterior Lighting See 17.36.030 (Exterior lighting)  

Design Review See Chapter 17.88 (Design review)  

Outdoor Storage and Work Areas See 17.52.240 (Outdoor storage and work areas)  
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TABLE 17.20.030: RESIDENTIAL ZONING DISTRICTS DEVELOPMENT STANDARDS 

Development Feature 
Requirement by Zone Additional  

Regulations RR RSF RMF-1 RMF-2 

Signs See Chapter 17.48 (Signs)  

Parking See Chapter 17.44 (Parking and Loading Standards)  

Landscaping See Chapter 17.40 (Water-Efficient Landscape Regulations)  

A. Density Requirements  

1. RMF-1 and RMF-2 Zones. When the density calculation results in a fraction or decimal 

(acreage multiplied by allowed density does not equal a whole number) in the RMF-1 and 

RMF-2 zones and the fraction or decimal exceeds 66 percent of a unit, it shall be rounded 

up to the next higher whole number. When the fraction or decimal is 66 percent or less it 

shall be rounded down to the next lower whole number.  

2. RR Zone. Any new subdivision within the RR zone is required to meet all of the 

development standards (i.e. lot size, area, and density). When the density calculation 

results in a fraction or decimal (acreage multiplied by density does not equal a whole 

number) in the RR zone, it shall be rounded down to the next lower whole number. (e.g. 

1.75 acre parcel multiplied by 2 units per acre = 3.5 which is rounded down to 3 units).  

3. RSF Zoning District. When the density calculation results in a fraction or decimal 

(acreage multiplied by density does not equal a whole number) within the RSF zoning 

district, it may be rounded to the next higher whole number only when all of the 

following criteria are met:  

a. The proposed subdivision does not exceed a density of five lots per acre;  

b. The proposed subdivision qualifies for a 40-foot private street right-of-way;  

c. The proposed subdivision is 10 lots or fewer;  

d. The proposed subdivision meets all development standards for the RSF zone 

including lot area, lot width and depth, frontage, access and minimum buildable 

area; and  

e. The proposed subdivision is within a previously subdivided neighborhood where 

existing lot sizes are comparable to those proposed.  

4. Managers Unit. One manager's unit for hotels, motels, fractional-use projects and 

multiple-family developments of 20 or more units or defined portions, whichever is 

greater, or where required by state law, may be excluded from the density calculations. 

These units may not be sold separately and, in a condominium development, must remain 

a part of the common area.  

B. Residential Front Yard Setbacks on Steep Upsloping Lots. A minimum five-foot front or 

street-side setback shall be allowed for the construction of an attached or unattached private 
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garage and associated entries (not including rooms), provided that the following conditions are 

met: 

1. The elevation of the lot, at all points measured 20 feet from the property line adjacent to 

the street from which access will be taken, shall be at least 7 feet above the elevation at 

the centerline of the street.  

2. No portion of the garage shall exceed 15 feet in overall height as measured from all 

points along the centerline of the street perpendicular to the garage;  

3. Main entry shall not exceed 15 feet above natural grade; 

4. All required snow storage shall be provided.  Snow storage areas shall meet the 

requirements of 17.36.010.   

5. No portion of the garage shall be located closer than 30 feet to the centerline of the street; 

and 

6. All required parking must be provided. The required exterior space may be parallel to the 

street within a driveway leading to a garage provided that parking space meets the 

minimum dimensions and is located entirely outside of the public right-of-way. 

Alternatively, the required exterior parking space may be located within the front setback 

area adjacent to the garage, provided that the space is covered. The location of 

unenclosed parking areas and the garage and entry encroachments must conform to 

requirements of the adopted residential driveway standards and California Building 

Standards Code provisions for snow shed from roofs. (Section 15.24.040). 

FIGURE 17.20.030(B): FRONT YARD SETBACK ON UPSLOPING LOTS 
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C. Bluffs Slope Setback. The distance between any construction above 8,250 feet and a 30 percent 

or greater slope which occupies more than one-quarter of the parcel shall be 30 feet except as 

provided below. 

1. Reduction of the 30-foot setback may be permitted when a design is provided that better 

meets the intent of this regulation to mitigate visual impact from off-site pursuant to the 

Bluffs EIR.  All other mitigation measures must be satisfied, including avalanche hazard 

impacts, when such a reduction is approved by the Commission through approval of a use 

permit.  Factors to be considered by the Commission in granting a setback reduction 

include, but are not limited to, location of existing vegetation, lowered building profile, 

and fit of structure into natural terrain. 

 



Town of Mammoth Lakes Zoning Code Article II ï Zoning Districts and Allowable Land Uses 

Chapter 17.24 

Commercial Zoning Districts  

Page II -12 

 

Chapter 17.24 Commercial Zoning Districts  

Sections: 

17.24.010 Purpose 
17.24.020 Commercial District Land Uses and Permit Requirements 
17.24.030 Commercial District Development Standards 
17.24.040 Commercial District Supplemental Standards 

 Purpose 17.24.010

In addition to the objectives outlined in Section 17.24 of this Title, the commercial zones are included in 

the zoning regulations to achieve the  purposes outlined in the Neighborhood and District Character 

Element of the 2007 General Plan, specific to the Main Street and Old Mammoth Road districts. 

Additional purposes of the individual commercial zoning districts and the manner in which they are 

applied are as follows.  

Downtown District (D).  Downtown (D) District is intended to provide a thriving mix of residential, non-

residential, and lodging uses and a distinctive gateway entry into town,  with a focus on ground-level 

commercial uses and active frontages. The development standards are intended to concentrate 

development along Main Street with a focus on shopfront buildings that frame the street and provide an 

animated, pedestrian-friendly environment with high visual quality. The maximum FAR is 2.5. Lodging 

development has a maximum density of 80 rooms/acre.  Residential development has a maximum density 

of 12 units/acre. The D zoning district is consistent with the Commercial 2 (C-2) land use designation of 

the General Plan. 

Old Mammoth Road (OMR) District.   The Old Mammoth Road (OMR) District is intended as an arts 

and culture district oriented toward medium scale commercial development along Old Mammoth Road, 

emphasizing community serving retail, artist galleries, office and service uses.  It is intended to encourage 

a mix and intensity of uses in a pedestrian-scaled environment at a scale and form that is appropriate to its 

neighborhood context and adjacent residential uses and forms.  The maximum FAR is 2.5. Lodging 

development has a maximum density of 80 rooms/acre. Residential development has a maximum density 

of 12 units/acre. The OMR zoning district is consistent with the Commercial 2 (C-2) land use designation 

of the General Plan. 

Mixed Lodging/Residential (MLR) District.   The Mixed Lodging/Residential (MLR) District is 

intended to allow one or more of a variety of lodging, residential, and non-residential uses to encourage a 

mix of uses and emphasize transient occupancy. The maximum FAR is 2.5. Lodging development has a 

maximum density of 80 rooms/acre. Residential development has a maximum density of 12 units/acre. 

The MLR zoning district is consistent with the Commercial 1 (C-1) land use designation of the General 

Plan. 
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 Commercial District Land Uses and Permit Requirements  17.24.020

A. General permit requirements.  Table 17.24.020 identifies the uses of land allowed by this 

Zoning Code in each commercial zone and on Designated Active Frontages (Figure 17.24.020), 

and the planning permit required to establish each use, in compliance with Section 17.08 

(Development and Land Use Approval Requirements).   

1. Other uses may be allowed as determined by the Director to be similar to and not more 

detrimental to uses listed in Table 17.24.020.  

2. In multitenant centers, wherever there is a change in building occupancy and the new use 

is similar to or no more intrusive than the previous use and meets all development 

standards applicable to the previous use, a use permit or administrative permit, if 

specified for the use, shall not be required. 

3. Design Review is required for proposed projects based on specified criteria as identified 

in Chapter 17.88, Design Review. 

B. Requirements for certain specific land uses.  Where the last column in Table 17.24.020 (ñSee 

Specific Use Regulationsò) includes a section number, the referenced section may establish other 

requirements and standards applicable to the use. 
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FIGURE 17.24.020: DESIGNATED ACTIVE FRONTAGES  
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TABLE 17.24.020: ALLOWED USES AND PERMIT REQUIREMENTS FOR COMMERCIAL ZONING DISTRICTS 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required; - : Use Not Allowed; (#) Limitation Applies, See 
Footnote 

Land Use  D OMR MLR See Specific Use Regulations: 

Residential Use Classifications 

Multi-family Residential  P(1) P(1) P 

See 17.52.210 (Multi-Family 
Residential Projects) 

See 17.52.110 (Condominium 
Conversions) 

Assisted Living Facility - P(1) P 
See 17.52.260 (Residential Care and 

Assisted Living Facilities) 

Convalescent Home - U(1) -  

Emergency Housing/Shelter - P(1) -  

Family Day Care Home, Small P(1) P(1) P  

Live/Work Unit P(1) P(1) P(1) 

See 17.52.110 (Condominium 
Conversions)  

See 17.52.150 (Live Work Units) 

Residential Care Facility See subclassifications below  

General - A(1) A 
See 17.52.260 (Residential Care and 

Assisted Living Facilities) 

Limited P(1) P(1) P  

Single Room Occupancy - U(1) U  

Supportive Housing See 17.52.290 (Transitional and Supportive Housing) 

Transitional Housing See 17.52.290 (Transitional and Supportive Housing) 

Recreation, Education, & Public Assembly Use Classifications 

Commercial Recreation Facility P(2) P(2) P(2)  

Community Assembly P(1) P(1) P  

Conference/Convention Facility P(6) P(6) P(6)  

Fitness/Health Facility P(6) P(6) P(6)  

Instructional Services P(3) P P  

Parks and Playgrounds, Public P P P  

Private Residential Recreational Facility P(1) P(1) P(1)  

Public Recreational and Cultural Facility P(2) P(2) P(2)  

Schools, Public or Private  U(1) U(1) -  

Theater, Cinema or Performing Arts P P P  

Retail Use Classifications 

Artisan Shop P P P  

Auto and Vehicle Sales and Rental U(9) U(9) -  

Bars/Taverns/Nightclubs A A U  

General Retail  P P P  
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TABLE 17.24.020: ALLOWED USES AND PERMIT REQUIREMENTS FOR COMMERCIAL ZONING DISTRICTS 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required; - : Use Not Allowed; (#) Limitation Applies, See 
Footnote 

Land Use  D OMR MLR See Specific Use Regulations: 

Nurseries and Garden Centers  P(9) P(9) P(9)  

Restaurant, Café, Coffee Shop P P P See 17.52.220 (Outdoor Dining) 

Tasting Room P P P  

Service Use Classification 

Animal Care and Boarding See subclassifications below 
See 17.52.070 (Animal Care and 

Boarding) 

Pet Day Care P(10) P/A(10) P/A(10)  

Pet Grooming P(3) P P  

Veterinary Services P(1) P(1) P  

Banks and Financial Services  P/A(2) P P  

Day Care Centers P P A 
See 17.52.100 (Child Daycare 

Facilities) 

Food Preparation P(1) P(1) -  

Government Offices P(1) P -  

Lodging See subclassification below  

Hotels and Motels P P P See 17.52.120 (Hotels and Motels) 

Medical Marijuana Cooperatives U(1) U(1) - 
See 17.52.160 (Medical Marijuana 

Cooperatives) 

Medical Services See subclassifications below  

Hospital - U(1) -  

Clinics and Laboratories A(1) P(1) A(9)  

Offices P(7) P(7) P(7)  

Personal Services  P P P  

Public Safety Facilities A(1) A(1) A  

Vehicle Services See subclassifications below   

Fueling Stations (4) U(1) (4)  

Repair, Major - U(1,5) -  

Services and Repair, Minor A(1,5) A(1,5) -  

Washing - A(1) -  

Warehousing, Storage, and Distribution See subclassification below  

Personal Storage A(1) A(1) -  

Industry, Manufacturing, & Processing Use Classifications 

Handicraft/Custom Manufacturing - A(1) -  

Transportation, Communications, Infrastructure Use Classifications 

Parking, Public or Private P(8) P(8) P(8)  

Transportation Passenger Facilities U U U  
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TABLE 17.24.020: ALLOWED USES AND PERMIT REQUIREMENTS FOR COMMERCIAL ZONING DISTRICTS 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required; - : Use Not Allowed; (#) Limitation Applies, See 
Footnote 

Land Use  D OMR MLR See Specific Use Regulations: 

Other Applicable Types 

Accessory Use P P P See 17.52.030 (Accessory Uses) 

Automated Teller Machine (ATM) P P P  

Fractional or Timeshare Development P P P See 17.52.120 
(Fractional/Timeshare 

Development) 

Home Occupations P P P See 17.52.140 (Home Occupations) 

Outdoor Display and Sales A A A See 17.52.230 (Outdoor Display and 
Sales) 

Temporary Uses and Events See Chapter 17.56, Temporary Uses and Events 

Mobile Businesses A A A See 17.52.180 (Mobile Businesses) 

Telecommunication Facilities See 17.52.280 (Telecommunication Facilities) 

Wind Energy Conversion Systems (WECS) See 17.52.300 (Wind Energy Conversion Systems (WECS)) 

Specific Limitations: 

1. Not allowed on the ground floor along Primary and Secondary Active Frontages.  

2. Limited to establishments with a gross floor area of 5,000 square feet or less when located on the ground floor along Designated Active 
Frontages. Administrative Permit required if greater than 5,000 square feet.   

3. Limited to establishments with a gross floor area of 1,200 square feet or less when located on the ground floor along Designated Active 
Frontages. 

4. Permitted if existing, no new fueling stations allowed. 

5. Use shall be completely enclosed in a building of soundproof construction. 

6. At least 50 percent of the ground floor Designated Active Frontages shall be occupied by retail or food service uses. 

7. Limited to walk-in clientele when located on the ground floor along Designated Active Frontages. 

8. Shall be located behind buildings or in structures where other uses are located in the portion of the structure along Designated Active 
Frontages. 

9. Limited to establishments with a gross floor area of 5,000 square feet or less. 

10. Allowed only as accessory to a hotel or motel or other lodging use.  Administrative Permit required if primary use in OMR and MLR 
districts. 

 Commercial District Development Standards 17.24.030

Subdivisions, new land uses and structures, and alterations to existing land uses and structures, shall be 

designed, constructed, and/or established in compliance with the requirements in Tables 17.24.030-1 

through 17.24.030-5 in addition to the applicable development standards (e.g., landscaping, parking and 

loading, etc.) in Article III (Site Planning and General Development Standards). Additional regulations 

are denoted in a right hand column. Section numbers in this column refer to other sections of the Code, 

while individual letters refer to subsections that directly follow the table. The numbers in each illustration 

below refer to corresponding regulations in the ñ#ò column in the associated table.   
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TABLE 17.24.030-1:  COMMERCIAL DISTRICTS ɀ LOT DENSITY AND INTENSITY STANDARDS 

Development Feature 
Requirement by Zone Additional 

Regulations #  D OMR MLR 

Lot Size   

 Lot area  10,000 square feet   

Lot area, corner lot 11,000 square feet   

Lot width 75 feet   

Lot width, corner lot 90 feet   

Lot depth 100 feet   

Width for access 50 feet   

Minimum buildable 
site area 5,000 square feet   

Minimum width/depth 
for a building site 50 feet   

Maximum slope for a 
building site 20%   

Density and Intensity   

FAR Maximum 2.5, applicable to entire development (A)   

Residential Maximum 12 units/acre (A)   

SRO Maximum 48 rooms/acre (A)  

Lodging, fractional, 
and timeshare 
development  Maximum 80 rooms/acre (A)  

A. Determining Density. 

1. Rounding of Density.  When the density calculation results in a fraction or decimal 

(acreage multiplied by allowed density does not equal a whole number) and the fraction 

or decimal exceeds 66 percent of a unit, it shall be rounded up to the next higher whole 

number.  When the fraction or decimal is 66 percent or less it shall be rounded down to 

the next lower whole number.   

2. Half Unit of Density.  For the purposes of calculating residential density, a one bedroom 

unit or studio unit up to a maximum of 850 square feet of living area, shall be considered 

to equal one-half of a dwelling.  Living area is all space within the unit other than the 

garage and does not include common area hallways or similar spaces in a multiple-family 

structure.  

3. Floor Area Ratio (FAR). The FAR limit applies to the entire development, in addition to 

density limits applicable to individual uses.  
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TABLE 17.24.030-2: COMMERCIAL DISTRICTS ɀ BUILDING PLACEMENT STANDARDS 

 
 

Development Feature 
Requirement by Zone Additional 

Regulations #  D OMR MLR 

Minimum Setbacks (measured from property line unless otherwise stated) 

Main Street and 
Frontage Road 0 feet  (B) 

17.36.090 
(Screening and 

Buffer); 

17.36.100 (Setback 
Requirements and 

Exceptions); 
17.52.170 (Mixed-

Use Development) 

u 
Other Designated 
Active Frontage 
Areas 

Property line or 15 feet from back of curb, 
whichever is greater. (B) n/a v 

All Other Streets 10 feet; (B) w 
Interior Side and 
Rear  0 feet, 15 feet adjacent to a residential district x 

Projections into 
Setbacks 

Awnings, overhangs and other elements of a covered walkway, 
public plaza, or outdoor eating area may project up to 8 feet into 

the required setback. y 
Build-to Requirement 

Primary Active 
Frontage Min: 60% of linear street frontage (C)  z 

Secondary Active 
Frontage Min: 40% of linear street frontage (C)  z 

Corner Build Area 30 feet (C)  { 

 

B. Frontage Improvements. New development shall provide street frontage improvements in 

accordance with adopted Town Plans (i.e. Pedestrian Master Plan, Bikeway Master Plan, etc.) as 

determined by the Director and Public Works Director including but not limited to sidewalks, 

bike lanes, paths, bus stops, and other typical frontage improvements. 

1. Except where occupied by a building or used for building access, the property frontage, 

for a depth of 10 feet from the property line, shall be improved so that it functions as a 

wider public sidewalk; utilized for active outdoor uses such as outdoor dining, or 

improved with landscaping, public art, and/or pedestrian amenities such as outdoor 

seating.  
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C. Required Building Areas, Active Frontage Areas. The following building placement 

requirements apply in Designated Active Frontage Areas (See Figure 17.24.020, Designated 

Active Frontages): 

1. Build-to Requirement. Building facades shall be located within five feet of the required 

setback line along Designated Active Frontages for the percent of linear street frontage 

identified in Table 17.24.030-2 (Commercial Districts-Building Placement Standards). 

2. Corner Build Area. Buildings on corner lots along Designated Active Frontages shall be 

located at or within five feet of the required setbacks on each street frontage within 30 

feet of the corner. 

3. Exception. The requirements above may be modified or waived by the Director upon 

finding that: 

a. Plazas, courtyards or outdoor eating areas that function as publicly accessible 

open space with amenities such as seating, landscaping, lighting, and 

trash/recycle bins are located between the build-to line and building, provided 

that the buildings are built to the edge of the plaza;  

b. The building incorporates an alternative entrance design that creates a welcoming 

entry feature facing the street; or 

c. A larger setback is required to preserve existing mature trees or landscape.  
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D. Building Face Height. Along street frontages and adjacent to residential districts, the building 

face shall have a maximum wall height as identified in Table 17.24.030-3 (Commercial Districts-

TABLE 17.24.030-3: COMMERCIAL DISTRICTS ɀ HEIGHT STANDARDS  

 

Development Feature 
Requirement by Zone 

Additional 
Regulations #  D OMR MLR 

Maximum Overall Building Height 55 feet 45 feet 

45 feet for lots with 
slopes of less than 

10%; 55 feet for lots 
with slopes of 10% of 

greater 

See 17.36.060 
(Height 

Measurement and 
Exceptions) u 

Minimum Building Face Height 20 feet, applicable only to Primary Active Frontages  v 

Maximum Building Face Height  
Along All Streets and Adjacent to 
Residential Districts 

25 feet for 60% of the building face; 
35 for 20% of the building face;  

45 for 20% of the building face  (D)  w 

Stepback Min.10 feet from the building face below (D)  x 

Ground Floor, Nonresidential Uses Min. 14 feet clear from floor to ceiling  y 

Ground Floor, Residential Uses Min. 8 feet clear from floor to ceiling   

Upper Floors Min. 8 feet  clear from floor to ceiling  z 

Parking Podium 
The maximum height of a parking podium visible from 
the street is 4 feet from finished grade.  { 
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Height Standards) with a minimum stepback of ten feet from that building face to the next higher 

story, except as provided below. 

1. A maximum of 20 percent of the length of the building face may exceed the maximum 

building face height by up to 10 feet without a stepback; and 

2. An additional 20 percent of the length of the building face may exceed the maximum 

building face height by up to 20 feet without a stepback. 

TABLE 17.24.030-4: COMMERCIAL DISTRICTS ɀ PARKING AND LOADING STANDARDS  

 

Development 
Feature 

Requirement by Zone Additional 
Standards #  D OMR MLR 

Setback from 
Street Property 
Line 20 (E) 20 (E) 20 (E) 

See Chapter 17.44 
(Parking and 

Loading Standards) 

u 
Setback from 
Buildings and 
Public Plazas 

8 feet; 5 feet walkway plus 3 feet landscaping; Applicable only to 
above ground parking. v 

Access Location Side street, alley, or rear of property wherever possible. (F) w 

Shared Access See additional regulations (G) x 

Curb Cuts Minimized and in areas least likely to impede pedestrian circulation  
Loading/Service 
Areas Side or rear of lot; must be screened from public ROW y 

  

E. Limitations on Location of Parking. Buildings shall be placed as close to the street as possible, 

with parking underground, behind a building, or on the interior side or rear of the site. Parking 

may be located within the required setback, subject to the following requirements. 
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1. Underground and Partially Submerged Parking. Parking completely or partially 

underground, may match the setbacks of the main structure.  

2. Surface Parking. Above ground surface parking may be located within 20 feet of a street 

facing property line when the Director makes the following findings: 

a. Buildings are built close to the public sidewalk to the maximum extent feasible; 

b. The parking area is screened along the public right-of-way with a wall, hedge, 

trellis, and/or landscaping; and  

c. The site is small and constrained such that underground, partially submerged, or 

surface parking located more than 20 feet from the street frontage is not feasible. 

F. Access for Main Street Properties. Properties fronting onto Main Street that redevelop to claim 

an existing frontage road shall incorporate a re-routed access road to the rear of the property. The 

re-routed access road shall be designed to be continuous with those of adjacent properties, and to 

provide adequate circulation and emergency access. 

G. Shared Access. To encourage shared parking and shared access points on public streets, new 

parking facilities shall be designed to accommodate cross-access to/from adjacent properties to 

allow parking areas to become joint use facilities even if initially serving only one development. 

When cross-access for vehicles is deemed impractical by the Director, the requirement for cross-

access may be waived if bicycle and pedestrian connections are provided between adjacent 

properties. 

TABLE 17.24.030-5: COMMERCIAL DISTRICTS ɀ ADDITIONAL STANDARDS 

Development Feature 
Requirement by Zone 

D OMR MLR 

Required snow storage area 
An area equal to 60% of all parking and driveways on the site; See 17.36.110 (Snow 

Storage) 

Propane Tanks & Dumpsters See 17.36.080 (Propane Tanks) & 17.36.130 (Solid Waste/Recyclable Materials Storage) 

Fences and Walls See 17.36.040 (Fences and walls) 

Exterior Lighting See 17.36.030 (Exterior lighting) 

Design Review See Chapter 17.88 (Design review) 

Outdoor Storage and Work 
Areas See 17.52.240 (Outdoor storage and work areas) 

Signs See Chapter 17.48 (Signs) 

Landscaping See Chapter 17.40 (Water-Efficient Landscape Regulations) 

 Commercial District Supplemental Standards  17.24.040

A. Maximum Block Length. Block length is limited to 350 feet measured from curb edge to curb 

edge. A block length up to 600 feet shall only be allowed when a mid-block pedestrian 

connection is provided or the Director finds that: 
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1. It is not feasible or practical to provide a mid-block pedestrian connection due to the 

location and configuration of the lot; and 

2. Safe and convenient pedestrian connections are provided throughout the site and 

provisions are made to accommodate cross-access to/from pedestrian areas that may be 

developed on adjacent properties. 

B. Building Orientation and Entrances. 

1. All buildings located on a public street shall be oriented toward, and have their primary 

entrances facing the public street. 

2. Building entrances shall be emphasized with special architectural, modulation of roof 

lines or landscape treatments. 

3. Building entrances shall be designed so that snow does not shed freely into entrances and 

the buildup of ice and snow within pedestrian areas is minimized. 

FIGURE 17.24.040(B): BUILDING ORIENTATION AND ENTRANCES 

 

C. Building Transparency and Openings for Non-Residential Uses. Exterior walls facing and 

within 20 feet of a street, park, plaza, pedestrian walkway, or other public outdoor space shall 

include windows, doors, or other openings for at least 60 percent of the building wall area located 

between 2.5 and 8 feet above the level of the sidewalk. No wall may run in a continuous 

horizontal plane for more than 15 feet without an opening.  
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FIGURE 17.24.040(C): BUILDING TRANSPARENCY 

 

1. Design of Required Openings. 

a. Openings fulfilling this requirement shall have transparent glazing and provide 

views 10 feet in depth into work areas, display areas, sales areas, lobbies, or 

similar active spaces or into window displays that are at least three feet deep. 

b. Windows on the ground level building facade facing a street shall not be opaque.  

Shades or blinds, which block the view of a pedestrian into a building for more 

than five hours a day during daylight hours in the summer, or more than four 

hours a day during daylight hours when it is not summer, are defined as opaque 

for purposes of this Chapter. 

2. Exceptions for Parking Garages. A parking garage that does not incorporate ground-

floor non-residential or residential use or is not otherwise screened or concealed at street 

frontages on the ground level, must provide a landscaped area at least ten feet wide 

between the parking garage and public street. 

3. Alternatives. Alternatives to the building transparency requirement may be approved if 

the Director finds that the street-facing building walls exhibit architectural relief and 

detail, and are enhanced with landscaping in such a way as to create visual interest at the 

pedestrian level. 

D. Building Design. Buildings shall be well designed to create a pedestrian-friendly environment 

and support a vital and active public realm. Buildings shall appear integrated with the natural 

features and existing buildings in the districts; complement the Eastern Sierra Nevada Mountain 

setting; and contribute to the Town of Mammoth Lakesô ñvillage in the treesò identity.  

1. Wall Plane Modulation.  Buildings should exhibit substantial reveals or offsets in the 

wall plane. Any building face over 50 feet wide shall be broken down to read as a series 

of buildings or storefronts no wider than 50 feet each to avoid a monotonous flat wall 

plane. Offsets shall be a minimum of two feet. 
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FIGURE 17.24.040(D)(1): WALL PLANE MODULATION 

 

2. Roof Modulation. The roof line of all facades visible from a public right-of-way shall not 

exceed 50 feet wide without modulation.   

a. Roof modulation shall consist of or be a combination of: 

i. A change in height by a minimum of 10 feet; or 

ii.  A change in form through changes in pitch, plane, and orientation. A 

pitched roof line segment shall have a minimum slope of 3:12. 

Acceptable pitched roof types include gable, hip, and gambrel roofs. 

b. Roof modulation shall be incorporated to reflect the interior uses of multi-tenant 

buildings and emphasize key building entrances. 

c. Roof designs and modulation should take into account snow and ice storage and 

shedding and should ensure that pedestrian areas are protected from shedding ice 

and snow. 

d. Alternatives. Alternatives to the roof modulation requirement may be approved if 

the Director finds that the roof design is composed of a variety of roof forms that 

are appropriately scaled and proportioned. 
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FIGURE 17.24.040(D)(2): ROOF MODULATION 

 

 

3. Vertical Relationship. Buildings shall be designed to have a distinctive base (ground 

floor level), middle (intermediate upper floor levels), and top (either top floor or roof 

level). Architectural features such as cornices, eaves, parapets, towers, and balconies 

shall be used, as appropriate, to delineate the base, middle, and top, accentuate setbacks 

between stories, and terminate rooflines. 

4. Architectural Articulation. Buildings shall include sufficient architectural design 

features to create visual interest. Different ways that this requirement may be met include 

but are not limited to those listed below; compliance with this requirement shall be 

evaluated by the Director in the review process. 

a. Façade Incorporates Architectural Details. The building façades incorporate 

details such as window trim, window recesses, cornices, belt courses, columns, 

changes in material, or other design elements in an integrated composition. The 

use of materials, textures, and colors enhance architectural interest and 

emphasize details and changes in plane. Buildings shall be designed with four-

sided architecture where each exterior wall is designed equivalent to the primary 

facade in the extent of building articulation and quality of exterior materials, and 

consistent with the color scheme of the primary facade. 

b. Pedestrian-Friendly Design Features. Building frontages along designated active 

frontages shall be designed to enhance the storefront character of retail areas. 

Storefronts consist of detailed and composed facades with individual windows 

set in well-detailed frames. Frontages incorporate features that contribute to 

pedestrian comfort and interest, such as awnings, recessed entries, arcades, 

hanging lights, and bracket hung signs. Architectural and ornamental features 

shall not impede pedestrian routes. 
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FIGURE 17.24.040(D)(4)(B): PEDESTRIAN-FRIENDLY DESIGN FEATURES 

 

 

 

i. Arcades. The minimum depth of an arcade shall be five feet clear, 

measured from the back face of the columns to the ground floor facade. 

FIGURE 17.24.040(D)(4)(B)(I): ARCADES 

 

c. Projections and Recesses. All building faces shall exhibit modulation through 

projections with a significant depth, or a repeated pattern of offsets, recesses, or 

projections of smaller depth. Balconies, bay windows, or similar repeated 

elements are encouraged across the length of the façade. This method for 

achieving architectural articulation is most typically found in the building middle 

and on buildings that include residential or lodging uses. 
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E. Building Materials and Construction. 

1. Building Materials.  The building base shall be clad in durable high-grade materials from 

at least the floor slab of the second floor down to one inch of the finished sidewalk grade, 

and these materials shall wrap corners of exposed interior property line walls a minimum 

of five feet. 

2. Construction Execution.  All construction details and materials shall be of the highest 

standard and executed to minimize weathering, eliminate staining of the wall surface, and 

avoid deterioration of materials on adjacent properties or the public-right-of-way. 

F. Pedestrian Access. On-site pedestrian circulation and access must be provided according to the 

following standards: 

1. Internal Connections. A system of pedestrian walkways shall connect all buildings on a 

site to each other, to on-site automobile and bicycle parking areas, and to any on-site 

open space areas or pedestrian amenities. 

2. To Street Network. Regular connections between on-site walkways and the public 

sidewalk shall be provided. An on-site walkway shall connect the primary building entry 

or entries to a public sidewalk on each street frontage. On sloping sites, the walkway 

between the building and the sidewalk or other public outdoor area shall be designed as 

usable open space with generously sized steps and landings, with features such as low 

risers and wide treads, and any planter boxes that include seating ledges. 

FIGURE 17.24.040(F)(2): ACCESS TO STREET NETWORK, SLOPING SITES 

 

3. To Neighbors. Direct and convenient access shall be provided from commercial and 

mixed-use projects to adjoining residential and commercial areas to the maximum extent 

feasible while still providing for safety and security. 

4. To Transit. Safe and convenient pedestrian connections shall be provided from transit 

stops to building entrances. 
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5. Pedestrian Walkway Design. 

a. Walkways shall be a minimum of six feet wide, shall be hard-surfaced, and 

paved with permeable materials. 

b. Where a required walkway crosses driveways, parking areas, or loading areas, it 

must be clearly identifiable through the use of a raised crosswalk, a different 

paving material, or similar method. 

c. Where a required walkway is parallel and adjacent to an auto travel lane, it shall 

be raised or separated from the auto travel lane by a raised curb at least four 

inches high, bollards, or other physical barrier 

G. Public Open Space. Development with 50,000 square feet or more of non-residential floor area 

on sites two acres or more in size shall provide public open space in accordance with the 

following: 

1. Amount. 40 square feet of public open space for every 1,000 square feet of nonresidential 

floor area for the first 100,000 square feet of nonresidential floor area plus 20 square feet 

of public open space for every 1,000 square feet of nonresidential floor area over 

100,000 square feet  

2. Location and Accessibility. Such public space shall be visible and accessible from a 

public street, or from on-site areas normally frequented by customers, and shall be 

accessible during business hours. Areas within required setbacks may count toward the 

public space requirement. 

3. Elevation. Such public space located adjacent to the street shall not be elevated or sunken 

more than two feet from the level of the adjacent sidewalk. Steps providing access to 

such public space shall have a maximum height of five inches and a minimum tread 

depth of 15 inches. The elevation requirement may be modified or waived by the Director 

for sites with steep slopes upon finding that an alternative design is visible and accessible 

from the street. 

4. Minimum Dimensions. Such public space shall have a minimum dimension of 40 feet. 

5. Obstructions. Obstructions that impair visibility within the space shall not be permitted 

unless it is a plaza design feature such as a water feature, public art, or landscaping. 

6. Seating. A variety of well-designed and comfortable seating types shall be included in 

the public space. Seating types may include fixed seating, moveable seating, planter 

ledges, seat walls, and seating steps. A portion of the seating shall be located near the 

entrance of the public space. 

7. Amenities. Amenities shall be included that enhance the comfort, aesthetics, or usability 

of the space, including but not limited to trees and other landscaping, shade structures, 

lighting, drinking fountains, water features, public art, signage or performance areas. 
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8. Usability. A surface shall be provided that allows convenient use for outdoor activity, 

recreation, and public gathering. Such surface may be any practical combination of high 

quality plant and hardscape materials such as bricks, stone, concrete, permeable paving, 

or tile. Surfaces shall be sloped for positive drainage and constructed to withstand snow 

removal and de-icing maintenance. The maximum slope shall not exceed 10 percent. 

Seating areas and plazas should be located in areas with good solar exposure. 

FIGURE 17.24.040(G): OUTDOOR PLAZAS 
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Chapter 17.28 Industrial Zoning District   

17.28.010  Purpose  

17.28.020  Industrial District Land Use and Permit Requirements 

17.28.030  Industrial Zone Development Standards 

 Purpose.  17.28.010

In addition to the objectives outlined in Section 17.04.020, the specific purposes of the Industrial Zoning 

District are to:  

A. To reserve appropriately located areas for viable industrial uses and protect these areas from 

intrusion by family dwellings or other incompatible uses.  

B. To protect residential and commercial uses from noise, odor, dust, smoke, truck traffic and other 

objectionable influences incidental to certain industrial uses.  

C. To protect industrial uses and structures from hazard and to minimize the impact of industrial 

uses on the environment.  

D. To minimize traffic congestion and to avoid the overloading of utilities by restricting the 

construction of buildings of excessive size in relation to the amount of land around them.  

E. Provide an area for light industrial and limited service type uses located so as to minimize 

impacts on adjacent land use patterns and the environment and with development standards to 

facilitate relocation of existing nonconforming industrial/service uses in commercial zones to 

designated industrial areas.  

 Industrial Zoning District Land Use and Permit Requirements  17.28.020

A. General permit requirements. Table 17.28.020 identifies the uses of land allowed by this 

Zoning Code in the Industrial Zoning District, and the permit required to establish each use, in 

compliance with Section 17.08.020 (Requirements for Development and New Land Uses).  

B. Requirements for certain specific land uses. Where the last column in Table 17.28.020 

("Specific Use Regulations") includes a section number, the referenced section may establish 

other requirements and standards applicable to the use. 
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TABLE 17.28.020:   ALLOWED USES AND PERMIT REQUIREMENTS FOR THE INDUSTRIAL ZONING DISTRICT 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required 

Land Use  Permit Requirements  See Specific Use Regulations: 

Residential Use Classifications 

Caretaker Housing A See 17.52.090 (Caretaker Housing) 

Supportive Housing See 17.52.290 (Transitional and Supportive Housing) 

Transitional Housing See 17.52.290 (Transitional and Supportive Housing) 

Recreation, Education, & Public Assembly Use Classifications  

Parks and Playgrounds, Public A  

Retail Use Classifications 

Artisan Shop P  

Auto and Vehicle Sales and Rental P  

Building Materials and Services A  

Nurseries and Garden Centers P  

Service Use Classifications  

Animal Care and Boarding See subclassifications below 

Kennel U 

See 17.52.070 (Animal Care and Boarding) Pet Day Care U 

Pet Grooming A 

Food Preparation P  

Maintenance and Repair Services P  

Medical Marijuana Cooperatives U See 17.52.160 (Medical Marijuana Cooperatives) 

Personal Services P  

Research and Development P  

Vehicle Services See subclassifications below 

Large Vehicle and Equipment Sales, Service and 
Rental 

P 
 

Repair, Major A  

Services and Repair, Minor P  

Washing P  

Vehicle Storage A  

Warehousing, Storage, and Distribution See subclassifications below 

Construction and Material Yards A  

Indoor Warehousing and Storage P  

Outdoor Storage P  

Personal Storage P  

Wholesaling and Distribution A  

Industry, Manufacturing, & Processing Use Classifications  

Handicraft/Custom Manufacturing P  

Industry, General A  
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TABLE 17.28.020:   ALLOWED USES AND PERMIT REQUIREMENTS FOR THE INDUSTRIAL ZONING DISTRICT 

P: Permitted Use; U: Use Permit Required; A: Administrative Permit Required 

Land Use  Permit Requirements  See Specific Use Regulations: 

Industry, Heavy U  

Recycling Facility See subclassifications below 

Reverse Vending Machine P 

See 17.52.250 (Recycling Facilities) Small Collection Facility P 

Large Collection Facility U 

Transportation, Communications, Infrastructure Use Classifications  

Parking, Public or Private A  

Transportation Passenger Facilities U  

Utilities, Major U  

Other Applicable Types   

Accessory Use P See 17.52.030 (Accessory Uses) 

Adult Businesses U See 17.52.050 (Adult Businesses) 

Condominium Conversions See  17.52.030 (Condominium Conversions) 

Fractional or Timeshare Development See  17.52.120 (Fractional/Timeshare Development) 

Outdoor Display and Sales A See  17.52.230 (Outdoor Display and Sales) 

Temporary Uses and Events 

 

See  Chapter 17.56 (Temporary Uses and Events) 

Mobile Businesses 
A See Chapter 17.52 (Standards for Specific Land 

Uses and Activities) 

Telecommunication Facilities See 17.52.280 (Telecommunication Facilities) 

Wind Energy Conversion Systems (WECS) See  17.52.300 (Wind Energy Conversion Systems (WECS)) 

 

 Industrial Zoning District  Development Standards.  17.28.030

Subdivisions, new land uses and structures, and alterations to existing land uses and structures, shall be 

designed, constructed, and/or established in compliance with the requirements in Table 17.28.030, in 

addition to the applicable development standards (e.g., landscaping, parking and loading, etc.) in Article 

III (Site Planning and General Development Standards). Additional regulations are denoted in the right 

hand column. Section numbers refer to other sections of the Code. 

TABLE 17.28.030:  PLANNING AND BUILDING STANDARDS DEVELOPMENT FEATURE PLANNING 

Development Feature Requirement for Industrial Zone (I) 

Lot Size 

 Lot area  8,000 square feet 

 Lot area, corner lots 9,000 square feet 

 Lot width 75 feet 

 Lot depth 100 feet 

 Minimum width for access 50 feet 


































































































































































































































































































































































































































































































































































































